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ROXBURY    NEIGHBORHOOD    PROFILE 

Introductory  overview 

Roxbury,   in  the  geographic  center  of  Boston,  is  one  of  the  City's  most  historically 
significant  areas.     Once  an   affluent  suburban  area,  the  neighborhood  grew  more 
densely  populated  around  the  turn  of  the  century  when  streetcar  service  was  extended 
from  the  downtown.     Its  diverse  neighborhoods   --  Highland  Park.  Sav-Mor,   Lower 
Roxbury  and  Washington  Park  --  have  and  will  continue  to  offer  numerous  housing 
and  development  opportunities. 

Roxbury  remains  a  desirable  place  because  of  its  offerings  of  open  space,  beautiful 
housing  structures  and  grand  vistas  of  Boston  from  its  rolling  hillsides.     However,  the 
area  has  experienced  extensive  abandonment  and  disinvestment  in  both  its  commercial 
and  residential  sections.     As  the  incomes  of  successive  waves  of  new  residents 
decreased,  maintaining  businesses  and  the  existing  housing  stock  became  increasingly 
difficult.     The  City,  State  and  Federal  government  have,  in  the  past  twenty-five 
years,   invested  substantial  funds  both  into  the  Washington  Park  Urban  Renewal  Project 
as  well  as  the  surrounding  area.     However,  the  proliferating  problems  faced  by  the 
Roxbury  community  have  far  outweighed  these  public  efforts. 

Roxbury  is  now  experiencing  a  new  immigration  of  young  black  professionals  who  are 
acquiring  many  of  the  underutilized  and  abandoned  buildings  in  the  area.     Their 
initiatives,     unlike  those  in  the  past,  are  complementing  efforts  on  the  part  of 
existing  residents  as  well  as  renewing  .the  interest  of  private  investors  in  the  area. 
However,  the  low  incomes  and  limited  job  skills  of  many  of  the  current  residents  pose 
major  handicaps  to  their  full  participation  in  Roxbury's  revitalizatiori. 

I.  Neighborhood  History 

The  town  of  Roxbury  was  founded  in   1639  and  annexed  to  Boston  in   i868,  229  years 
later.     Roxbury  village  began  near  what  is  now  Dudley  Station,   at  the  northern  edge 
of  the  hilly  farmland  comprising  Highland  and  Washington  Parks  today.     It  was 
connected  to  Boston  by  a  narrow  neck  stretching  between  Back  Bay  and  South  Cove, 
that  became  Washington  Street.   In  the  early   1800's  summer  houses   and  country  estates 
were  built  in  these  highlands  by  Boston'  wealthy  families. 

Its  first  major  development  was  from   1840  to   1870  when  less  expensive  versions  of 
Boston  townhouses  and  detached  singles  and  two  family  houses  were  constructed  along 
Dudley  Street.     However,  the  majority  of  its  residential  development  took  place 
between   1870  and   1900  as  streetcar  service  was  extended  into  the  area  and  the  bays 
between  Roxbury  and  Boston  were  filled. 

The  steeper  central  highlands  area,  between  Washington  Street  and  Blue  Hill  Avenue, 
was  developed  less  densely  and  become  the  home  of  the  more  affluent  families. 
Houses  increased  in  size  towards  Franklin  Park  on  its  south  side.     The  surrounding 
areas  were  developed  with  more  moderately  priced  housing,   such  as  triple-deckers, 
especially  around  the  turn  of  the  century. 

While  Roxbury  highlands  remained  primarily  an  affluent  residential  district  during  the 
19th  century,  lower  (northern)  Roxbury  became  the  site  for  light  industrial  uses  and  a 
residential  district  for  the  lower  income  population  expanding  into  Roxbury  from  the 
South  End.         At  the  same  time  that  black  families  first  moved  into  Lower  Roxbury, 
Jewish  families  moved  into  the  southern  sections,  replacing  earlier  residents  who  were 
predominantly  Irish. 
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During  the   1940's  and  50's,   there  was  a  significant  migration  of  Blacks  from  the  South. 
In  ten  years  the  racial  composition  of  Roxbury  turned  from  80%  white  to  80%  non- 
white.     Today  this  composition  remains,  but  there  are  increasing  numbers  of  Spanish- 
speaking,  West  Indian  and  Cape  Verdean  families,  as  well  as  black  and  white  profes- 
sionals. '  The  influx  of  non-whites  has  had  a  significant  impact  on  business,   with 
many  now  owned  by  minorities. 

By  the   1950's  housing  deterioration  became  widespread,  although  many  areas,  notably 
in  the  Upper  (southern)  Roxbury  highlands  remained  in  good  condition.     By   1960  com- 
munity leaders  began  work  on  a  revitalization  process  for  Washington  Park,   and  in 
1963  Washington  Park  became  the  first  residential  rehabilitation  project  undertaken  by 
the  Boston  Redevelopment  Authority.     Although  there  is  a  sizable  middle  class  group 
residing  in  Roxbury  today,  some  sections  remain  severely  impacted  by  abandoned 
buildings,  vacant  lots  and  crime. 

Table  la.     Roxbury  Population  and  Housing,   1950  -    1980 
(in  persons,  percent  of  City,  and  dwelling  units,  percent  of  City,) 


Population 
Housing  units 
Persons/unit 


1950  I960  1970 

121,828   (15.2)  93,777   (13.4)  71,095   (11.1) 

33.438   (15.1)  31.153   (13.0)  24.958   (10.7) 
3.6                             3.0  2.8 


1980 

57,751    (10.3) 

23,178   (    9.6) 

2.5 


Note:  figures  in  brackets  are  percent  of  Boston  total. 

Source:  a) 

See  section  at  end  of  profile  describing  sources,  as  well  as  the  methodology. 

II.  Demographics 

Although  Roxbury  lost  over  63.000  in  population  between   1950  and   1980  due  largely  to 
declining  household  size,  it  has  recently  stabilized  and  even  regained  some  population 
in  the   1980s.     The  median  age  of  its  residents.  28.2  years,  was  almost  the  same  as 
the  city,  but  a  great  number  of  children,  ages  0  to   14,  make  Roxbury  one  of  Boston's 
primary  child-raising  neighborhoods,  along  with  Mattapan,  South  Dorchester  and 
Jamaica  Plain. 


Roxbury 

City  of  Boston 


Table  Ha.     Population.   1985* 


Total         Population  in 
group  quarters 


Household  popu- 
lation 


Persons  per 
household 


58,475 
601.095 


1.601 
49.595 


56,875 


551,500 


2.8 


2.4 


■     Note  difference  between  total  population  and  household  population. 
Most  of  the  following  tables  refer  to  household  population  as  explained 
in  the  end  notes  for  source  b). 
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Table  lib.   Age  Composition  of  Household   Populatr.n,    1985 

(in  percent) 

Median 

age  0-14         15-24        25-34        35-54  55+ 


Roxbury  28.2  yrs        23  19  18  24  16 

City  of  Boston  28.8  yrs         17  23  22  20  18 

Note:   Percent  may  not  total  to   100  due  to  rounding. 
Source:   b) 

Racially,  Roxbury  had  the  highest  proportion  of  minorities  of  any  planning  district  in 
Boston.     Fully  three-quarters  of  its  population  was  black  and  another   13   percent  were 
Hispanic. 

Table  He.  Racial/Ethnic  Composition  of  Household  Population,    1985 

(in  percent) 

Asian         Other 
races 

Roxbury  7  75  13  "  4 

City  of  Boston  62  25  7  5  1 

Note:  Percent  may  not  total  to  100  due  to  rounding. 

"  Hispanic  includes  self-designated  Hispanics  plus  those  who  speak  Spanish  in  the 

home  or  were  born  in  a  Spanish-speaking  country  ' 

"   Less  than  0.5  percent 

Source:  b) 

In  1985,  single-parent  families  were  overrepresented  in  Roxbury,  whereas  single 
householders  and  unrelated  households  composed  of  roommates  were  underrepresented. 

Table  lid.  Household  Composition,   1985 
(in  percent) 

Traditional         Single  Single  Household 

families  and       parent  person        of  unrelated 

couples        households      household      individuals 


White,  not 

Black 

Hispanic" 

Hispanic 

7 

75 

13 

62 

25 

7 

Roxbury 

39 

29 

25 

8 

City  of  Boston 

36 

16 

34 

14 

Note:   Percent  may  not  total  to   100  due  to  rounding. 
Source:  b) 

III.     Income  and  Poverty 

Roxbury  residents  had  a  lower  median  household  income  than  average  in  the  City  of 
Boston  in   1984.     Significant  numbers  of  low-income  residents  were  mainly  found  among 
minority  families  with  children.     Overall,  persons  in  Roxbury  had  a  31   percent  poverty 
rate,   considerably  above  the  21  percent  rate  citywide. 
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Table  Ilia.   Median  Household  Income  and  Portion  in  Poverty,    1979  and   1984 

Median  household  income  Percent  in  poverty 

1979  1984  1984  1984 

all  all  all         unrelated 


1979 

1984 

persons 

persons 

families 

persons 

Roxbury                                  $9,392 

$13,000 

32 

31 

32 

18 

City  of  Boston                    12,530 

19,250 

20 

21 

22 

17 

Source:   b) 

IV.     Mobility  and  Migration 

In  Roxbury,  only  44  percent  of  residents  were  born  in  Massachusetts.     The  large  share 
of  persons  born  outside  Massachusetts  reflects  the  large  immigration  from  the  South 
during  the  past  thirty  years.     Roxbury  residents  were  somewhat  below  the  city  average 
in  mobility  as  only  20  percent  of  persons  had  moved  in  the  previous  2  years  while  57 
percent  had  lived  there  between  two  and  ten  years. 

Table  IVa.  Place  of  Birth  of  1985  Residents 
(in  percent) 

Massachusetts      Other  U.S.  Europe  Elsewhere 

and  Canada 

Roxbury  44  35  1  20 

City  of  Boston  55  25  5  15 

Note:  Percent  .may  not  total  to   100  due  to  rounding. 
Source:  b) 

Table  IVb.  Years  in  Dwelling  Unit  of  1985  Household  Residents 

(in  percent) 


<2 

2-5 

6-10 

11-15 

16  + 

20 

35 

22 

10 

14 

28 

27 

16 

10 

19 

Roxbury 

City  of  Boston 

Note:  Percent  may  not  total  to   100  due  to  rounding. 
Source:   b) 

V.     Employment 

Labor  force  participation  in  Roxbury  of  persons  aged   16  and  over,  at  61   percent,   was 
below  the  city  norm,  and  unemployment,  at   14  percent,   was  more  than  double  the 
city's  average  rate.     Industries  of  employed  residents  showed  over-participation  in  in 
government  and  manufacturing,  and  less  than  average  participation  in  trades. 
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Table   Va.    Labor   Force  Status,   Spring    1985 
(in  percent) 

Participation  rate  Unemployment 

(Persons  aged   16  yrs   +)  rate 


Roxbury  61  14 

City  of  Boston  66  6 

Source:   b) 

Table  Vb.   Industry  of  Resident  Workers,    1985 
(in  percent) 

Manuf'g        Trade        F.I.R.E"      Services        Gov't  Other 

Roxbury  17  12  7  35  16  14 

City  of  Boston  14  16  8  36  11  15 

Note:  Percent  may  not  total  to   100  due  to  rounding. 

•     F.I.R.E.  is  an  abbreviation  for  Finance,  Insurance  and  Real  Estate. 

Source:  b) 

In   1983  there  were  12,800  jobs  located  in  Roxbury.     Forty  percent  of  these  jobs  were 
in  services  industries,  and  another  27  percent  were  in  the  government  sector.     Jobs 
were  very  much  fewer  in  finance,  insurance,  real  estate,  and  manufacturing. 

Roxbury  lost  many  jobs  in  its  decline  from  being  a  major  manufacturing  and  retail 
center  as  recently  as  the   1950s.     In   1983  the  area  from  Mission  Hill  through  Grove 
Hall  provided  9,400  jobs.     The  retail  and  services  stores  in  Dudley  Square  and  some 
manufacturing  firms  in  the  surrounding  area  are  the  primary  sources  of  employment  in 
Roxbury  now. 

Table  Vc.  Employment  Located  Within  Neighborhood,    1983 

(in  percent) 

Manuf'g  Trade  F.I.R.E.  Services  Gov't  Other 

Roxbury                                1,200           1.500  500  5,100          3,400  1,100 

City   of  Boston                 48.900  81,000  78,800  171,000  91,500  58,100 

Source:   c) 

VI.       Housing 

Meeting  the  housing  needs  of  Roxbury  residents  is  a  major  challenge  because  resident 
incomes  are  so  low,  and  abandonment  and  disinvestment  have  scarred  the  neighborhood 
over  the  last  30  years.     In  Roxbury  in   1985,  more  housing  was  in  poor  condition  than 
elsewhere  in  the  City.     Over  9,600     units,  41   percent  of  Roxbury's  total  housing,   stock 
consists  of  public  or  assisted  units,  the  highest  of  any  Boston  neighborhood  --   and 
even  many  of  these  are  in  financial  trouble  or  not  of  decent  quality. 

Although  much  of  the  remaining  stock  is  in   1-4  unit  structures,  only  51%  of  these  are 
owner-occupied  compared  to  Boston's  average  of  73  percent.  As  yet,   there  have  been 
only  19  condominium  conversions  throughout  all  of  Roxbury. 


Draft:    Roxbury   Neighborhood   Profile,    p.    6 


ROX.PFL6/18goetze 


Since    1980,  only  500  new  units  were  added,   all  subsidized,   but  over   1,000  dwellings 
were  restored  as  the  vacancy  rate  including  unlivable  units  fell   to   7%  from   14%  five 
years  earlier.     Also,  some  owners  have  installed  accessory  apartments   in  some  of  the 
large,   older  structures. 

Rents  and  residential  property  values  have  generally  remained  significantly  lower  than 
Boston  averages   but  have  been  increasing  rapidly  since  the  early   1980s. 


Table  Via.   Housing  Stock  Composition  by  Structure  Types,    1980  and   1985 

(In  dwelling  units) 
1980  1985 


K^ 


Mo.  of  d.u. 
10000 


vacant    Own.occ.  PrAptSF   PrAptMF    Condos    SubsHsgr       BHA 

Housing  Stock  Typos 


ROIBURT 

!     P  r  l  y  j 

t  *      Ho 

using 

i  n  d 

Condos    : Assisted  Housing! 

Stock  type 

11-4  vacant 

Ovn.occ. 

PrAptSF  PrAptNF    CondoSF    CondoflF  :SubsHsg 

BHA      : 

Total  : 

i-4(sn/3*(nn 

:     l-4(SF) 

1-4(SF) 

1-4(SF) 

5*(HF) 

1-4(SF)     3+(HF):    Hired  5+(HF)     ! 

nmd  ; 

ssssssssssssssss: 

r::ss=s==sss: 

::==:=3SS33 

:ss=s=3ssss 

333333333 

£3333333333333333333333331 

:S3SS3333 

S33333333{ 

1980 

1   141  2,072 

3,588 

3,540 

4,805 

0            0  :  7,452 

1,617  : 

23,074  1 

!  of  pl.dist. 

:           9 

16 

15 

21 

0            0  :        32 

7  : 

ioo  : 

1985 

:     71  1,020 

4,114 

4,047 

4,723 

3           16  :  3,021 

1,643  : 

23,587  ' 

!Z  of  pl.dist. 

:            4 

17 

17 

20 

0            0  :        34 

7  ; 

ioo  : 

Ichanqe  '80-'93 

:        (1,052) 

526 

507 

(82) 

3           16  :      569 

26  : 

513 

II  chg  froi  '80 

:             (51) 

15 

14 

(2) 

tnf         inf  :         8 

o  : 

2 

Source:   c) 
Table  VIb.    1-3  Family  Property  Values  and  Median  Gross  Rents,    1980  and   1985 


1-3  family  property  values 
1979  1985 


Median  monthly  gross  rents 
1980  1985 


Roxbury 

$14,000 

$72,000 

City  of  Boston 

32,000 

115,000 

Source:   b) 

$194 
254 


$330 
400 
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VII.     Transportation 

Roxbury  residents  rely  more  on  public  transportation  to  get  to  work  because  over  half 

the  households  have  no  car.     Only  ten  percent  of  the  households   have  two  or  more 

vehicles. 

Table  Vila.  Means  of  Household  Transportation  to  Work,    1985 

(in  percent) 

Vehicle  MBTA  Walk  Other 

Roxbury  45  48  4  4 

City  of  Boston  50  33  15  3 

Note:   Percent  may  not  total  to   100  due  to  rounding. 
Source:   b) 

Table  Vllb.   Number  of  Vehicles  Owned  per  Household,    1985 

(in  percent) 


^one 
52 

1 
38 

2 
8 

3  or  more 
2 

39 

42 

14 

5 

Roxbury 

City  of  Boston 

Note:  Percent  may  not  total  to   100  due  to  rounding. 

Source:   b)  i 

VII.     Summary  of  Recent  and  Imminent  Development 

The  Roxbury  planning  district  will  have  received  $215  M  (million)  in  investment  over 
the   1975  to   1989  period,  according  to  source  e).     With  an  investment  of  $148  M,   69 
percent  of  all  development  in  Roxbury  will  have  been  residential,  serving  to  develop 
3.177  dwelling  units  (DU),  of  which   1,695  DU  are  of  new  construction  (53%),   676  DU 
are  non-residential  adaptive  reuse  (21%),  and  806  DU  are  residential  renovations 
(25%).  The  types  of  units  being  developed  include   1,943  rental  units  (61%,   and  largely 
under  subsidy),  443  single  family  units  (14%).  354  B.H.A.  units  (11%),   33  condos   (1%), 
and  404  unclassified  units  (13%).  Twenty  lodging  house  rooms  will  also  have  been 
developed  in  Roxbury. 

Industrial  development  is  also  an  important  sector  of  the  Roxbury  economy,  accounting 
for  12  percent  of  all  development.     A  total  of  $26  M  will  have  been  invested  during 
this  period,  creating   1.2  M  square  feet  (SF)   of  industrial  space.  This  space  will 
accommodate   1,169  permanent  jobs,  of  which  767  will  be  new  jobs,  and  402   are 
retained  jobs. 

Investment  in  recreation  and  cultural  projects   is  third,  consisting  of  about   12%  of  all 
development.     This  will  have  totalled  $25.7  M  over  the   1975  to   1989  period.     The 
major  component  in  this  category  is  the  Franklin  Park  Zoo  Tropical  Forest  Pavilion 
which  will  be  completed  in   1988  at  a  cost  of  $25.2  M.  This  two  phase  project  began  in 
1981. 


Draft:    Neighborhood    Profile,    p.   8  AB.PFL6/10goetze 

Sources   and   Methodology 

a)  -      U.S.   Census  of  Population  and  Housing.   1950  -  1980 

b)  -     B.R.A.   and  P-F.D.  Household  Survey,   1985,  conducted  by  the  Center  for  Survey 

Research,  U.  Mass.  at  Boston.     A  sample  of  over  2,000  households,   carefully 
drawn  to  reflect  Boston's  household  population,  was  questioned  in  the  spring  of 
1980,  to  parallel  the   1980  U.S.  Census.     In   1985,  exactly  five  years  later,   the 
same  methodology  was  employed  again  to  obtain  an  update  and  to  identify 
neighborhood  shifts.     This  survey  did  not  Include  the  group  quarters  population 

To  learn  more  about  changes  in  these  planning  districts  by  1985,  the  several 
thousand  observations  available  from  the  1985  BRA/PFD  Household  Survey  were 
differentiated  to  the  limit.     Knowing  such  changes  as  the  shift  in  number  of 
persons  by  race/ethnicity  and  age  group  in  each  district  is  valuable  for 
planning.     However,  this  divides  the  available  data  into  so  many  cells  that  it 
limits  reliability  tests.     The  inferences  should  therefore  be  viewed  as  suggestive 
rather  than  conclusive. 

c)  -     Boston's  Changing  Housing  Patterns.   1970  to  1985,  Rolf  Goetze,  consultant  to  the 

B.R.A. ,  November  1986.     The   1980  U.S.  Census  does  not  specifically  identify 
assisted  dwelling  units  or  the  structure  types  within  which  they  occur.  It  also 
does  not  indicate  the  type  of  stock  in  which  condominiums  are  located,  or  when 
rental  dwellings  are  in  resident-owned  structures.     Therefore,  available  city 
data  were  carefully  analyzed  to  obtain  an  overview  and  identify  current  housing 
patterns,  as  described  in  this  source  paper. 

To  aid  in  tracing  the  1980  to   1985  changes  in  Table  Via,  the  housing  stock  was 
divided  into  units  located  in  1-4  unit  structures,     and  those  in  5  or  more 
multi-unit  structures.     The  l-4s,  dubbed     1-4(SP)  for  single  family,  are  largely 
singles,  duplexes  and  triple-deckers,  and  tend  to  have  a  high  rate  of  owner 
occupancy.     PrAptSF  designates  the  private  apartments  rented  in  this  stock.     In 
1984,  significant  condominium  conversion  of  triple-deckers  commenced  in  some 
districts,  shown  as  CondoSF. 

Multifamily  is  designated  as  5-KMF).  and  includes  private  rentals  in  this  stock, 
PrAptBIF.  and  condominiums.  CondoMF,  as  well  as  public  housing  owned  and 
managed  by  the  Boston  Housing  Authority.  BHA.     Subsidized  housing,  SubsHsg. 
refers  the  to  privately-owned  developments  assisted  under  such  federal  programs 
as  Section  221(d)(3),  Section  236,  and  Section  8,  as  well  as  state  assistance 
programs  under  EOCD  and  MHFA.     The  newly  built  assisted  housing  tends  to  be 
in  multifamily  structures,  whereas  the  rehabilitated  stock  is  more  likely  to  be  in 
1-4  unit  stock. 

Table  Via  also  shows  how  the  total  stock  in  each  time  period  is  distributed,  as 
well  as  the  absolute  and  percent  change. 

d)  -      U.S.  Bureau  of  the  Census,    "County  Business  Patterns,"  1983 

e)  -     A  Summary  and  Survey  of  Development  in  Boston,   1975  -  1989,  John  Avault  and 

Mark  Johnson,  April   1987,  based  on  compilations  maintained  on  "ULTRALIST"  by 
the  BRA  Research  Department 
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